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Article 2: Zoning Districts

[PART OF SEPARATE INSTALLMENT]

Article 3: Overlay and Commercial

Revitalization Districts?t

[PART OF SEPARATE INSTALLMENT]

Article 4: Use Regulations

[PART OF SEPARATE INSTALLMENT]

1 Currently Article 7.
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Article 5: Development Standards?

5100. Lot, Bulk, and Open Space Regulations3

1. General Dimensional Standards*
A. The dimensional standards for residential, commercial, industrial, planned, overlay, and
commercial revitalization districts are shown in the description for each district as follows:
(1) Standards for Residential Districts in [reference to Section 2102].
(2) Standards for Commercial Districts in [reference to Section 2103].
(3) Standards for Industrial Districts in [reference to Section 2104].
(4) Standards for Planned Districts in [reference to Section 2105].
(5) Standards for Overlay and Commercial Revitalization Districts [reference to Article 3].

B. Such dimensional standards are also subject to the standards in this section unless this section
expressly states otherwise.

2. Lot and Bulk Regulations®

A. Lot Size Requirementsé

(1) Inthis Ordinance, lot size requirements may be expressed in terms of:
(a) Minimum lot area;
(b) Minimum lot width; and

(c) Minimum district size, which is only applicable for proposed rezonings and cluster
subdivisions.

(2) Inthe R-C, R-E, R-1, R-2, R-3, and R-4 Districts, minimum lot area and lot width requirements
are presented for conventional subdivision lots and cluster subdivision lots that may be
allowed in accordance with the provisions of 5100.2.0, as applicable. In the R-2, R-3, R-4, R-
5, R-8, R-12, R-16, R-20, and R-30 Districts, minimum lot area and lot width requirements are
also presented for affordable dwelling unit developments.

(3) No parcel may be rezoned to a given district unless it meets the applicable minimum district
size, except:’

2 Most of the text has been edited for clarity and readability, often without footnote; however, reorganization of
material and content changes are footnoted throughout.

3 These standards include further details and explanation of measurement of the various dimensional standards
established in the zoning districts. In subsequent drafts, specific dimensional standards may be relocated from the
zoning districts tables to this section, or vice versa. References to “yard” were replaced with “setback” throughout.
4 New section.

5 Carried forward from Part 4 of Article 2, with revisions as noted. Qualifying lot standards were separated from
qualifying setback standards.

5 From Sect. 2-306. Relocated from new Article 2 (Districts draft). Did not carry forward Par. 3 of Sect. 2-306
because it is unnecessary and confusing, except as indicated in 2.A with “may be” (not all districts have a minimum
district size).

7 Par. 4A and 4B of Sect. 2-306 are not carried forward. A waiver of district size is allowed by special exception
(current sect. 9-610).
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(a) By the Board acting on its own motion; or
(b) As a part of a rezoning or special exception, by the provisions of 5100.2.J.

(4) All uses are subject to the lot size requirements specified for a given district. In the R-C, R-E,
R-1, R-2, R-3, and R-4 Districts, non-residential uses are controlled by the provisions
presented for conventional subdivision lots, either the average or minimum lot area,
whichever is greater. However, when minimum requirements are specified for specific uses
elsewhere in this Ordinance, those minimum requirements will apply.

(5) Except for transmission lines in the public right-of-way or easements totaling less than 25
feet in width, no land area that is encumbered by any covenant, easement, or interest that
would permit the establishment of power distribution facilities, including high power
transmission lines, ground transformer stations, and natural gas, petroleum, or other
transmission pipelines is considered in the computation of minimum lot area or minimum
district size.

B. Bulk Regulations8
(1) Inthis Ordinance, bulk regulations are expressed in terms of the following and are further
defined in Article 9: Definitions:®
(a) Maximum building height;
(b) Minimum setbacks; and
(c) Maximum floor area ratio.

(2) Except as may be qualified by the provisions of this Ordinance, no structure or part of a
structure may be built, moved, used, occupied, or arranged for use on a lot that does not
meet all minimum bulk regulations presented for the zoning district in which it is located.

C. Height Regulations1?

(1) Maximum building height applies to all structures in the zoning district except those
structures or appurtenances listed below, unless a lower maximum height is established for
a given use elsewhere in this Ordinance.!

(2) The height limitations of this Ordinance do not apply to structures such as barns, silos,
flagpoles, birdhouses, flues, monuments, or roof structures such as chimneys, spires,
cupolas, gables, mechanical penthouses, domes, , television antennas, water towers, water
tanks, smoke-stacks, or other similar roof structures and mechanical appurtenances
provided that:

(a) When located on a building roof, no such structures may cumulatively occupy an area
greater than 25 percent of the total roof area.

8 From current Sect. 2-307. Relocated from new Article 2 in the Districts draft. “Minimum yard requirements” were
revised to “setbacks” throughout.

% The term angle of bulk plane and the related term effective building height have been deleted. See the cover
memo for the Districts draft for additional discussion of this change. Cross-references to specific defined terms will
be added with a subsequent consolidated draft.

10 Carried forward from 2-506, “Structures Excluded from Maximum Height Regulations,” except deleted “scenery
lofts” and applied the height exemption generally to birdhouses rather than only to purple martin birdhouses.

" From Par. 3 of Sect. 2-307.
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(b) No such structure may be used for any purpose other than a use accessory to the
principal!? use of the building.

(c) Air-conditioning units on building roofs are subject to the height limitations unless the
units are located in a penthouse or are completely screened on all four sides, with such
penthouse or screening designed as an integral architectural element of the building.

(3) Freestanding structures must be located in accordance with section 4102.7.

(4) A parapet wall, cornice, or similar projection may exceed the height limitations by a
maximum of three feet if the projection does not extend more than three feet above the
roof level of the building.

(5) Rooftop guardrails required by the Virginia Uniform Statewide Building Code for safety
reasons are excluded from building height limits.

D. Setback Regulations

(1) Minimum Setbacks
Minimum setbacks are subject to the following:*

(a) Minimum setbacks are specified for each zoning district, except as may be further
qualified by other provisions of this Ordinance.

(b) Minimum setbacks apply to all buildings and structures as they relate to the lot lines and
public streets.

(c) For single family attached dwellings, minimum side setbacks do not apply to interior
units; however, minimum setback requirements for freestanding accessory structures
are included in [reference to Article 4].

(d) In the case of single family detached dwellings without individual lots, groups of single
family attached or stacked townhouse dwellings or multiple family structures, the
minimum distance between structures may not be less than the sum of the minimum
setbacks for the individual structures, determined as if a lot line were located between
the structures drawn perpendicular to the shortest line between them.

(e) Inthe Planned Districts, where minimum setbacks are not proffered, the minimum
setback is one-half the distance of the yard that has been established by the location of
the principal structure.'*

(2) Reduction in Setbacks and Open Space Not Permitted5
Except as qualified in the following subsections, no setbacks or other open space provided
on any lot for the purpose of complying with this Ordinance may be reduced in width or
area to less than what is required by this Ordinance, and no such setback or open space area
may be used to satisfy the setback or open space requirements for any other lot.

12 Revised from “main use.”

3 From Par. 4 of Sect. 2-307

14 The second sentence of Sect. 2-412 about setbacks in P districts is carried forward, and the PCC District was
added. The third sentence of Sect. 2-412 is not included, as setbacks between buildings are not carried forward
except where specifically noted elsewhere.

15 Carried forward from 2-410.
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(3) Setback Requirements for Lots without Structures16
The minimum setbacks apply to lots occupied by a permitted use without structures unless
otherwise specified in this Ordinance; however, front, side, and rear setbacks are not
required on lots used for agricultural purposes, open public areas, or open space.

(4) Corner Lots7?
The following regulations apply to corner lots:

(a) Lot Lines and Yards:

1. The two yards lying between the principal building and the intersecting streets are
both deemed to be front yards.

2. Theshorterstreetline will be deemed to be the frontlotline, regardless of the location
of the principal entrance or approach to the main building.

(b) Sight Distance Requirements on Corner Lots:18

On every corner lot, sight distance must be maintained in accordance with the following
standards:

1. The sight distance triangle is formed by the by the street lines of a lot and a line
drawn between points established in accordance with the following (see Figure
5100.1 below):

a. Foralot having an interior angle of 90 degrees or more at the street corner:
Points must be 30 feet from the property lines extended.

b. For alot having an interior angle of less than 90 degrees at the street corner:
Points must be 30 feet from the property lines extended, plus one foot for every
ten degrees or fraction by which such angle is less than 90 degrees.

2. Sight distance must be maintained between two horizontal planes, one of which is
three and one-half feet, and the other ten feet above the established grade of either
street. If no grade has been officially established, sight distance must be maintained
above the average elevation of the existing surface of either street at the center
line. (see Figure 5100.1 below.)

3. This sight distance triangle must be maintained clear of structures and plantings,
except for a post, column, or trunk of a tree (not to include branches or foliage)
equal or lesser than one foot in diameter.

4. In conjunction with the approval of a rezoning or special exception application, the
Board may modify the sight distance requirements on a corner lot based upon an
evaluation of the specific development proposal which may consider the
demonstrated compliance with sight distance requirements of the Virginia
Department of Transportation and a specific sight distance analysis or any other
relevant design guidelines that would demonstrate safe and adequate vehicular,
bicycle, or pedestrian movements at an intersection.

16 Carried forward from 2-411.
17 Relocated from definition of “yard, front.”
18 Carried forward from 2-505.
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Figure 5100.1: Sight Distance Requirements

(5) Permitted Extensions into Minimum Required Setbacks1?

(a) Extensions for Any Structure

1.

Awnings, cornices, canopies, eaves, or other similar architectural features may
extend up to three feet into any minimum required setback if the feature is not
located within two feet of any lot line and is at least ten feet above finished ground
level. Permanent canopies over fuel pump islands that have supports located on the
pump islands may extend into minimum required setbacks but may not extend into
any required transitional screening areas or overhang travel lanes, service drives, or
sidewalks.

Belt courses, sills, and similar ornamental features may extend up to 12 inches into
any minimum required setback.

Open fire escapes, smokeproof enclosures, uncovered stoops and any stairs,
heating, ventilation, and air conditioning (HVAC) equipment, pool pumps,
generators, and similar required features and equipment?® may extend up to five
feet into any minimum required setback if the individual feature is not more than
ten feet in width and is not located within five feet of any lot line.

19 Carried forward from 2-412, except “leaders” has been deleted, and the provision allowing carports to extend 5
feet into a required side setback has not been carried forward. The fire safety structures have been updated.
20 Replaces “air conditioners and heat pumps.”
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Bay windows and chimneys may extend up to three feet into any minimum required
setback if the feature is not more than ten feet in width and is not located within
five feet of any lot line.

Any improvement for the purposes of providing reasonable accommodations
pursuant to the Americans with Disabilities Act (ADA)?! may extend into any
minimum required setback.

For lots in the Planned Districts where minimum setbacks are not proffered,
extensions listed in this subsection are permitted into the established setback
specified in subsection 5100.2.D(1)(e).

(b) Extensions for Decks or Patios22

Table 5100.1 below summarizes the extensions allowed for decks or patios by structure
type. For the purposes of this table, the following applies:

1

2
3.
4

Height is measured from finished ground level to the highest part of the deck floor.
“Not closer than” is in reference to location from the lot line.
The extension that is most restrictive applies.

A deck may have an 'open-work' railing or wall, not over four feet in height, with at
least 50 percent of the area open in an evenly distributed pattern.?

An open deck may include the following:*

a. Adeckthatis less than or equal to four feet in height may include lattice below
the deck.

b. A deck of any height may include lattice on no more than two sides extending
from the dwelling. The lattice may extend up to eight feet in height from the
deck floor.

c. Adeck of any height may include modifications at or above the railing such as
pergolas, trellises, and overhanging planters.

21 Replaces “any accessible improvement.”

22 A new separate definition for patio has been added. The same setbacks as decks have been carried forward but
may be revised with a future draft.

23 Relocated from the definition of a deck.

24 The allowance for lattice and other deck modifications is new.
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TABLE 5100.1: Permitted Extensions for Decks or Patios
Attached to Single Family Detached Dwelling

Height Less than or Equal to Four Feet Height Greater than Four Feet
Setback Open Roofed Open Roofed
feet int t k t
Front 6 feet into setback, bu No extension No extension No extension
not closer than 14 feet
feet int t k t
Side > feet into setback, bu No extension No extension No extension
not closer than 5 feet
20 feet into setback. but 12 feet into setback, 12 feet into setback,
Rear ! but not closer than 5 but not closer than 5 No extension
not closer than 5 feet
feet feet
Attached to Single Family Attached Dwelling
Height Less than or Equal to Three Feet Height Greater than Three Feet
Setback Open Roofed Open Roofed
Front No extension No extension No extension No extension
Side of End 5 feet into setback, but . . .
. No extension No extension No extension
Units not closer than 5 feet
Deck - ; -
caiceitzrrlwcljn:sr:gz:rl-”;:z 12 feet into setback, 12 feet into setback,
Rear . ’ but no closer than 5 but no closer than 5 No extension
units not closer than 5
feet feet [1]
feet
Stacked Townhouse, Multifamily, Industrial, Commercial, or Institutional Structures
Width Height Less than or Equal to Three Feet Height Greater than Three Feet
Less than 10 . .
feet 6 feet into any yard 3 feet into any yard
han 1
Greater than 10 No reduction
feet
NOTES:

[1] If the rear yard is 17 feet or less and abuts open space or a utility easement with a minimum width of 10 feet, the deck or patio
may encroach to no closer than 2 feet.

A graphic of a deck extending into setback will be inserted with a subsequent draft.

(c) Extensions by Special Permit Approval

The BZA may approve a special permit to modify the provisions of this subsection in
accordance with subsection 5100.2.D(11)(e).

(6) Setbacks for Residential Reverse Frontage Lots25

(a) For any residential reverse frontage lot along a major thoroughfare, the minimum front
setback applies to the yard in front of the principal entrance or containing the approach
to the primary building occupying the lot. The opposing yard is deemed to be the rear
yard and is subject to the rear setback requirements unless qualified below.

25 Carried forward from 2-413.
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Figure 5100.2: Rear Setback on Reverse Frontage Lot

(b) A privacy fence or wall may be approved by the Director in the rear and side yards of
residential reverse frontage lots, provided such fence or wall does not obstruct the view
of traffic from an intersecting street and maintains the minimum sight distance
acceptable to the Virginia Department of Transportation for the permitting of entrances
onto a thoroughfare of the class involved.?®

(c) Accessory uses are permitted within the rear and side yards of residential reverse
frontage lots, but only in accordance with [reference to 4102.7)], and subject to the
minimum sight distance requirements as stated above.

(7) Setbacks from Specific Highways and Railroad Tracks2?
The following minimum distances must be maintained between all principal buildings and
rights-of-way.

(a) All principal buildings must be setback from the rights-of-way of interstate highways,
the Dulles International Airport Access Highway, and the combined Dulles International
Airport Access Highway and Dulles Toll Road, as follows:

1. Residential buildings - 200 feet
2. Commercial and industrial buildings - 75 feet

(b) Residential buildings® must be setback a minimum of 200 feet from all railroad tracks,
except for those tracks associated with regional rail transit facilities.

(c) Deviations from the provisions of subsections 1 and 2 above may be permitted with
Board approval of appropriate proffered conditions if it finds that such deviations will

26 Shortened substantially to simply rely on the Virginia Dept. of Transportation standards.

27 Carried forward from 2-414. Deleted “abutting” from the title so the requirements would apply to all lots within
the specified distances.

28 Modified from “dwellings” to be consistent with previous standard.
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further the intent of this Ordinance, the comprehensive plan, and other adopted County
policies.

(d) The setbacks required in this subsection do not apply in those instances where a lot has
been recorded prior to August 14, 1978.

(8) Setbacks from the Floodplain2®
Setbacks from the edge of a floodplain are specified in section 5105.

(9) Setbacks on Lots Abutting Outlots Contiguous to Streets3?

(a) When a lot abuts an outlot that is contiguous to a street, the minimum distance
between the principal structure on the building lot and the street line of the outlot must
be equal to or greater than the minimum required front setback for the district in which
the lot is located.

(b) If two or more contiguous outlots are located between a lot and a street line, a distance
equal to or greater than the minimum required front setback for the district in which
the building lot is located must be maintained between the principal structure on the lot
and such street line. In addition, the minimum setback of the lot abutting the outlot
must be equal to or greater than the applicable minimum required setback for the
district in which the building lot is located.

(c) The Board may modify this requirement in conjunction with the approval of a rezoning
or special exception when it is determined that such modification will have minimal
adverse impacts on adjacent properties.

2 Reference to relocated Sect. 2-415.
30 Carried forward from 2-423.
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- Side lot line -

Key
X = Side yard dimension
Y = Depth of outlot(s)

Single Family
Detached Dwelling

- Front lot line -
Street

- Side lot line -

Street .
Property line

Notes: (1) X+Y (or X+Y1&Y?) - must be equal to or greater
than the required front minimum yard of the district in

which located.
(2) X - must be equal to or greater than the minimum
required side yard of the district in which located.

Figure 5100.3: Outlot Setback Measurements (1)

Street

- Front lot line -

Single Family
Detached Dwelling

- Side lot line -

- Side lot line -

Key
X = Side yard dimension
Y = Depth of outlot(s)

- Rear lot line -

Notes: (1) A - must be equal to or greater
than the required side yard of the district in

which located.
(2) B - must be equal to or greater than the minimum
required front of the district in which located.

Figure 5100.4: Outlot Setback Measurements (11)3!
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Setbacks on Through Lots32

On a through lot, the two yards lying between the principal building and the two or more
public streets are deemed to be front setbacks and will be controlled by the provisions for
same, except as qualified in 5100.2.D(6) for residential lots having reverse frontage, and
except in those instances where one of the public streets is an alley.

Reductions in Setback Requirements

Acquisition, Condemnation, or Dedication for Public Purposes

1. Onlots where ayard is reduced below the minimum setback by condemnation or by
acquisition for public purposes by any governmental agency, the Director will
approve a 20 percent reduction of the minimum setback from the new lot line
created by the condemnation or acquisition.?

2. The dedication of land for a service drive, bus turnout, or bus shelter to the County
or to the Virginia Department of Transportation does not affect the applicable
minimum setback requirements. The minimum setback is established from the lot
line as it existed prior to such dedication, except in no instance may a building be
erected closer than 15 feet from the nearest street line. This subsection does not
apply to lots that contain a single family detached dwelling unit.3*

Design Guidelines for Specified Areas in the Comprehensive Plan

The minimum setback requirements may be reduced for developments located in areas
where specific design guidelines have been established in the comprehensive plan, such
as in Community Business Centers, Commercial Revitalization Areas, and Transit Station
Areas. Such reductions may be approved by the Board, in conjunction with the approval
of a rezoning or special exception, or by the Director in approving a site plan, when it is
determined that such reduction is in accordance with the comprehensive plan.
However, setbacks within a Commercial Revitalization District are as provided in section
3102.%

Errors in Building Location - Zoning Administrator Authorized Reductions36

The Zoning Administrator may approve a reduction in the minimum setback
requirements when a building or freestanding accessory structure (whether existing or
partially constructed) does not comply with the minimum setback requirements
applicable at the time such building or accessory structure was erected. A reduction may
be approved in accordance with the following provisions:

1. The Zoning Administrator determines that:

a. The error does not exceed ten percent of the measurement that is involved;

31 The notes in Figures 5100.3 and 5100.4 will be updated to use the term setbacks instead of minimum required

32 Relocated from current definition of “yard, front.”

33 Carried forward from 2-417.

34 carried forward from 2-420.

35 Carried forward from 2-418. Did not carry forward last sentence “Yard requirements in a Commercial
Revitalization District and any allowable reductions thereof, shall be in accordance with the provisions of that
district.” That is assumed given the exception at the beginning of the paragraph.

36 Carried forward from 2-419, except the finding that a noncompliance was done “in good faith” has been
removed.
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b. The noncompliance was done through no fault of the property owner, or was
the result of an error in the location of the building or structure subsequent to
the issuance of a Building Permit, if required;

It will not impair the purpose and intent of this Ordinance;

d. It will not be detrimental to the use or enjoyment of other property in the
immediate vicinity;

e. It will not create unsafe conditions regarding other properties or public streets;

Compliance with the minimum setback requirements would cause unreasonable
hardship upon the owner; and

g. It will not result in an increase in density or floor area ratio from that permitted
by the applicable zoning district.

2. Inapproving such a reduction or modification under the provisions of this
subsection, the Zoning Administrator may allow only the minimal reduction
necessary to provide reasonable relief and may prescribe conditions such as
landscaping and screening measures to assure compliance with the intent of this
Ordinance.

3. The Zoning Administrator may not waive or modify the criteria necessary for
approval as specified in this subsection.

4. If thereis an error greater than ten percent of the subject measurement request, a
reduction or modification may be granted by the BZA in accordance with (d) below.

5. The BZA may also grant a reduction of the minimum setback requirements or a
modification of the accessory structure location requirements due to an error in
building location that is no greater than ten percent of the measurement involved
when such reduction or modification is requested in conjunction with the approval
of a special permit for another use or application for a variance on the property; or
in conjunction with another special permit for an error in building location on the
property that exceeds ten percent.

(d) Errors in Building Location - BZA Authorized Reductions3?

The BZA may approve a special permit to allow a reduction to the minimum setback
requirements for any building or a modification to the location regulations of any
freestanding accessory structure existing or partially constructed that does not comply
with such requirements applicable at the time such building or structure was erected,
but only in accordance with the following provisions:

1. The BZA must determine that:
a. The error exceeds ten percent of the measurement involved; or

b. The error is up to ten percent of the measurement involved and such reduction
or modification is requested in conjunction with the approval of another special
permit or application for a variance on the property;

37 Carried forward from Sect. 8-914, except the finding that a noncompliance was done “in good faith” has been
removed, and the submission requirements will be relocated to the new Article 8 — Administration and Procedures.
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c. The noncompliance was done through no fault of the property owner, or was
the result of an error in the relocation of the building subsequent to the
issuance of a Building Permit, if such was required;

d. It will not impair the purpose and intent of this Ordinance;

e. It will not be detrimental to the use and enjoyment of other property in the
immediate vicinity;

f. It will not create an unsafe condition regarding other properties or public
streets;

g. Compliance with the minimum setback requirements or location regulations
would cause unreasonable hardship upon the owner; and

h. It will not result in an increase in density or floor area ratio from that permitted
by the applicable zoning district regulations.

2. Ingranting such a reduction or modification, the BZA may allow only a reduction or
modification necessary to provide reasonable relief and may, prescribe conditions,
including landscaping and screening measures, to assure compliance with the intent
of this Ordinance.

3. The BZA does not have the power to waive or modify the standards necessary for
approval as specified in this section.

(e) Special Permit Approval for Reduction of Setback Requirements38

The BZA may approve a special permit to allow a reduction of setback requirements
subject to the following:

1. Only the following setback requirements are subject to special permit approval:

a. Minimum required setbacks, as specified in the residential, commercial,
industrial, and planned development districts in Article 2. These setbacks may
not be subject to proffered conditions or development conditions related to
setbacks and may not be depicted on an approved conceptual development
plan, final development plan, development plan, special exception plat, special
permit plat, or variance plat.

b. Setback regulations for pipestem lots and lots contiguous to pipestem driveways
set forth in 5100.2.L(2) .

Accessory structure location requirements set forth in 4102.7.A.6.

d. Regulations on permitted extensions into a minimum setback as set forth in
5100.2.D(5).

2. Approval of a reduction of setback requirements may not result in any setback that
is more than 50 percent of the requirement or permitted encroachment, as
measured from the lot line to the closest point of the proposed structure.

3. Areduction of setback requirements for a., b., and c. above may not result in any
setback of less than five feet.

38 Carried forward from Sect. 8-922, except the submission requirements will be relocated to the new Article 8 —
Administration and Procedures.
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The reduction may not result in the placement of a detached accessory structure in
a front yard where the placement of such accessory structure is not otherwise
permitted in that yard.

This special permit only applies to those lots that contain a principal structure and
use that complied with the minimum setback requirements in effect when the use
or structure was established.

The resulting gross floor area of an addition to an existing principal structure may be
up to 150 percent of the total gross floor area of the principal structure that existed
at the time of the first expansion request. The resulting gross floor area of any
subsequent addition is limited to 150 percent of the gross floor area of the dwelling
that existed at the time of the first expansion request, regardless of whether such
addition complies with the minimum setback requirements or is the subject of a
subsequent setback reduction special permit. If a portion of a single family detached
dwelling is to be removed, no more than 50 percent of the gross floor area of the
existing dwelling at the time of the first yard reduction may be removed. The gross
floor area of a single family dwelling for the purpose of this subsection is deemed to
include the floor area of any attached garage.

The resulting gross floor area of an existing accessory structure and any addition to
it must be clearly subordinate in purpose, scale, use, and intent to the principal
structure on the site.

The BZA must determine that the proposed development will be in character with
the existing on-site development in terms of the location, height, bulk, and scale of
the existing structure(s) on the lot.

The BZA must determine that the proposed development is harmonious with the
surrounding off-site uses and structures in terms of location, height, bulk, and scale
of surrounding structures, topography, existing vegetation, and the preservation of
significant trees as determined by the Director.

The BZA must determine that the proposed development will not adversely impact
the use or enjoyment of any adjacent property including issues related to noise,
light, air, safety, erosion, and stormwater runoff.

The BZA must determine that the proposed reduction represents the minimum
amount of reduction necessary to accommodate the proposed structure on the lot.
Specific factors to be considered include the following:

a. The layout of the existing structure;

b. Availability of alternate locations for the addition;

c. Orientation of the structure(s) on the lot;

d. Shape of the lot and the associated setback designations on the lot;

e. Environmental characteristics of the site, including presence of steep slopes,
floodplains or Resource Protection Areas;

f. Preservation of existing vegetation and significant trees as determined by the
Director;

g. Location of a well or septic field;
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Location of easements;
Preservation of historic resources; and

Any additional relevant site considerations.

12. The BZA may impose conditions it deems necessary to satisfy these criteria, such as
a maximum gross floor area, floor area ratio, lot coverage, landscaping, and
screening requirements.

E. Maximum Density4?

(1) The maximum density specified for a given zoning district may not be exceeded, except as
permitted by the provisions of subsections 5100.2.G, 5101, or Article 4. Maximum density
means the number of dwelling units per acre, except in the PRC District where it means the
number of persons per acre.

(2) Density Penalty

(a) Maximum density is calculated on the gross area of the lot, except when 30 percent or
more of the area of the lot is comprised of any or all the following features:

1. Floodplains, and adjacent slopes in excess of 15 percent grade as measured from
the floodplain until a minimum 50-foot wide plateau occurs such that a principal
structure could be constructed;

Quarries;

Marine clays; and

Existing water bodies, unless a water body is a proposed integral design component
of an open space system for a development, in which case total density credit is
calculated including the area of the water body.

(b) When 30 percent or more of the area of the lot is comprised of any or all of the features
above, then 50 percent of the maximum permitted density is calculated for that area.
The 50 percent density limitation applies, although that area may be used for open
space, parks, schools, rights-of-way, utility easements, or other uses as may be
presented in the following subsections. The density penalty of this subsection does not
apply in the PRC District or to floor area ratio.

Example: Density Penalty Calculations

Site Area 38.28 ac
A. Floodplains and adjacent steep slopes 18.3 ac

No quarries exist on site n/a

Areas of marine clays 12.2 ac

B
C.
D

No bodies of water exist outside the floodplain

39 Replaces the BZA consideration of the specific factors “including, but not limited to.”

40 From current Sect. 2-308. Relocated from Districts draft.
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Site area consisting of A-D above 30.5
Percent of site consisting of A-D above 79.7%
Percent of site consisting of A-D above that is in excess 49.7%
of 30%

Zoning District: R-2, maximum density 2 du/ac:
49.7% of 38.28 = 19.02 @ 50% (1 du/ac) = 19.02

50.3% of 38.28 = 19.26 @ 100% (2 du/ac) = 38.53

19.02 + 38.53 = 57.54 = 57 total dwelling units allowed

(3) Density or Floor Area Ratio Credit

(a) Exceptin the PRC District, in cases where area within a lot is in a major utility easement
or right-of-way acquired after the August 14, 1978, no density or floor area ratio credit
may be calculated on such area; except that such credit may be allowed by the Board,
by the approval of a special exception pursuant to [reference to special exception
procedures], for major utility easements granted after the August 14, 1978, when the
grantee of the easement is the Board, or an authority or other governmental
organization appointed by the Board.

(b) For the purpose of this subsection, a major utility easement or right-of-way is one
having a width of 25 feet or more that is located entirely outside of a right-of-way.

(c) In cases where an area within a lot is needed by the County for a public park, school site,
other public facility site, mass transit facility or street improvement, or public street
right-of-way,*! density or floor area ratio credit is calculated on that area severed for
those purposes in accordance with the following:

1. There is approval of density or floor area ratio credit prior to the recordation of the
dedication or conveyance among the County's land records by:

a. The Board in approving a rezoning or special exception application when
dedication or conveyance is part of the application;

b. The Director in approving a subdivision plat in accordance with Chapter 101 of
The Code, or a site plan in accordance with [reference to relocated Article 17] of
this Ordinance, when dedication or conveyance is part of the subdivision plat or
site plan; or

c. The County Executive or designee when the dedication or conveyance is not
proposed as part of the approval of a rezoning, special exception, subdivision
plat, or site plan.

2. Such approval must be based upon the following:

a. The area to be dedicated or conveyed is necessary for the public facility site or
use, and is suitable in location, size, shape, condition, and topography;

41 Did not carry forward “and there are no encumbrances to the title to that area that would interfere with its use”
since that is a separate requirement outside of the land use ordinance.
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b. The area to be dedicated or conveyed, except for the area dedicated for public
streets other than major thoroughfares, is in accordance with the adopted
comprehensive plan. Where the proposed public facility site or use requires
approval under Section 15.2-2232 of the Code of Virginia, such approval must
be obtained prior to the granting of any credit; and

c. The areato be dedicated or conveyed will be deeded to the County, and the
dedication or conveyance will not be made in exchange for monetary
compensation.

3. Prior to the dedication or conveyance, a plat of dedication showing the land area to

be severed, the resultant lot, and its appropriate density or floor area ratio
allocation must be submitted to and approved by the Director. That plat and an
irrevocable dedication or conveyance to the County must be recorded among the
land records of the County. Following such recording, any reallocation of the density
or floor area ratio credit requires the submission to and approval by the Director of
a revised plat, which must also be recorded among the land records of the County.
Density or floor area ratio credit approved after February 28, 1995, and in
accordance with this subsection runs in perpetuity with the land remaining. Density
or floor area ratio credit approved prior to February 28, 1995 was approved for that
one time and does not apply to any future development that is not consistent with
the development approved at the time of the granting of the credit.

F. Limitations on Subdivision of Lots42

Subdivisions are only permitted where the resultant lots meet the minimum provisions of this
Ordinance, except for a minor adjustment of lot lines or consolidation of lots as may be
permitted under subsection J below.

G. Limitation on the Number of Dwelling Units on a Lot43

(1) A maximum of one dwelling unit on any one lot is permitted. A dwelling unit may not be
located on the same lot with any other principal building. This provision does not preclude:

(a)
(b)

(c)
(d)
(e)
()

Multifamily dwelling and stacked townhouse units as permitted by this Ordinance;

Accessory uses or associated service uses as permitted by the provisions of sections
4102.1.G, 4102.7,4102.7.C, and 4102.7.M;

Accessory dwelling units as approved by the BZA in accordance with section 4102.7.B;
Single family attached dwellings in a rental development;
Condominium development as provided for in [reference to relocated Sect. 2-518]; or

Wireless facilities and associated support structures in accordance with [reference to
relocated Sect. 2-514, 2-519, 2-520, and 2-522].

42 carried forward from 2-401.

43 Carried forward from 2-501. The second paragraph regarding a dwelling for a proprietor or employee is not
carried forward, but the links to caretaker quarters and residence for manager or employee in Article 4 are added.
A new use standard will be added for the residence for manager or employee to capture the setback requirement
from this section, which will be 4107.7.M.
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H. Shape Factor Limitations34

(1)

(2)

To provide for the orderly subdivision of land and to avoid irregularly-shaped lot
configurations, lots located in the R-E, R-1, R-2, R-3, R-4, R-5, or R-8 Districts and the single
family portions of a PDH, PDC, or PRC District may be subdivided if the following shape
factor limitations are met:*

(a) All lots must have a shape factor less than or equal to 35, except as follows:

1. Lots with shape factors greater than 35 but less than 50 may be permitted with
special exception approval by the Board in accordance with subsection C(3) below.

This requirement does not apply to lots designated as open space.

This requirement may be modified by the Board for lots depicted on an approved
development plan in a PRC District, lots depicted on an approved final development
plan in a PDH or PDC District, and lots located in a cluster subdivision approved
under the provisions of 5100.2.0.%

(b) Lots located within the R-2, R-3, or R-4 Districts that are approved by the Director for
cluster development, or lots that are subject to a waiver of the minimum lot width
requirements approved by the Board in accordance with [reference to relocated Part 6
of Article 9], must exclude the pipestem portion of a pipestem lot from the shape factor
computation. The lot perimeter includes the width of the pipestem portion of the lot at
the point where it joins the main portion of the lot.

In the R-C District, except for lots designated as open space, or lots developed under the
cluster provisions of 5100.2.0, all lots must have a shape factor less than or equal to 60. Lots
with shape factors greater than 60 but less than 100 may be permitted with special
exception approval by the Board in accordance with subsection H(3) below.

4 New heading. Carries forward Sect. 2-401 and Sect. 9-626.
45 Condensed the standard and did does not carry forward “and used for any use permitted in the zoning district in
which located under this Ordinance pursuant to a Building Permit,” since the uses on the property is regulated by

Article 4.

46 Combines Paragraphs 2A and B of Sect. 2-401. Reconciles an inconsistency between Par. 2 and 2A for the P
districts by adding a reference to Board modification.
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